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Ttrls analyeis has been prepared for the esslgtance
and guldance of the Federal Houslng Admlntstratlon
ln lts operattons. ltre factual informatlon, flnd-
lngs, and concluslons may be ueeful also to bulld-
ere, mortgageee, and others concerned wlth local
houslng problems and trends. Ttre analysls doeg not
purport to rnake determlnatlons with respect to the
acceptabllity of any partlcular mortgage lnsurance
proposals that may be under consideratlon ln the
subJect locality.

Itre factual framework for thls analysls was devel-
oped by the Economtc and Market Analysls Divislon as
thoroughly as posslble on the basis of information
avallable on the rrag ofrr date from both local and
natlonal Eources. Of course, estlnatec end Judg-
ments made on the basls of lnformatlon evallable
on the rras ofrr date may be modtfied considerably
by subsequent market developments.

Ttre prospectlve demand or occupancy potentials ex-
pressed ln the analysis are based upon an evalua-
tlon of the factors avallable on the rrae ofrr date.
lhey cannot be construed ae forecaets of bulldtng
actlvity; rather, they exprees the prospectlve
houslng productton whlch rculd nalntatn I r€aaoo-
able balance ln demand-eupply relatlonshlps under
conditlons analyzed for the rras oftr date.

Departnent, of Houslng and Urban Development
Federal Houslng Mminlgtratlon

Economlc and Market Analysis Dlvleton
l{ashlngton, D. C.
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Ihe St. Joseph, Missouri, Housing Market Area (HMA) consists of

Buchanan County; this is also the definition of the St. Joseph Standard

Metropolitan StaEistical Area. The HMA, located in northwestern Missouri,

has a current population estimaLed at 95,800.

Stimulated by the construction and opening of a new college--Ilissouri
I.,lestefn--and the location of several small uranufacturing firms in the
area, employrnent in the HMA increased between 1968 and L969, after a number
of years of static conditions. In early L97O, the housing market in the
area appeared to be in reasonable balance.

Anticioated Ho usinq Demand

Based cn the expected growth irr tlre nurnber oi- hourseholds, the need to
replace units to be lost from the inventory, and the current leve1 of resi-
dential construction, it is est.imated Lhat 300 new nonsubsidized housing
urits could be absorbed annualry in the St. Joseph tlMA during the two-year
forecast period ending April l, L972. On the basis of these considerations
and barri-ng unanticipated changes in ectlnomic, demographic, and housins factors
incorporated in this anat),sis, ttre most desirable demand-supply balance
would be achieved roith construction of 250 single-family houses and 50 multi-
fanrily units (for distrrbutions by sales prices and monthly rents see
table I). The nonsubsidized muttifamily units under construction in April
1970 should satisfy most of the demand arrticipated through ApriL L972;
tl-re rnarketing experience of t]ro:;e uni. ts may i,ndicate the need f or some
revisi.on of the demand estimate for multifanrily units. The estimated
demarrd for new nonsubsidized multifamily units could best be met with
the minimum rents achievable; one- and two-bedroom units could be mar-
keted with the least difficulty" The demand estimates are noE intended
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to be predictions of short-term construction, but rather suggestive of
levels of construction designed to provide stabi.lity ln the housing market
based on Long-term trends evident ln the area.

Occuoancv Po tential for Subsidized Housinp

Federal assistance in financing costs for housing for low- or mod-
erate-income families may be provided through a number of different programs
adminis tered by FHA- -below-market-in terest-rate f inancing f or projec ts
under Section 22L(d)(3); monthly rent-supplements in rental projects fi-
nanced with market-interest-rate mortgages under Section 221(d)(3); partial
payment of interest on home mortgages insured under Section 235; partial in-
terest payment on project mortgages insured under Section 236; and federal
assistance to local housing authorities for low-rent public housing.

The estimated occupancy potentials for subsidized housing are de-
signed to determine, for each program, (1) the number of families and in-
dividuals who can be served under these programs and (2) the proportion of
these households that can reasonably be expected to seek new subsidized
housing annually during the two-year forecast period. Household eligibil-
ity for the Section 235, Section 22L(d)(3) BMIR, and Section 236 programs
is determined primarily by evidence that household or family income is
below established limits but sufficient to pay the minimum achievable rent
or monthly payment for the specified program. For public housing and rent
supplement, all families and individuals with incomes below the income limits
&re assumed to be eligible. Some families may be alternatively eligible
for assistance under one or more of these programs or under other assistance
Programs using federal or state support. The total occupancy potential
for federally assisted housing approximates the sum of the potentials for
public housing and Section 236 housing. For the St. Joseph HMA, the total
occupancy potential is estlmated to be 430 units annually (see table II).
Future approvals under each program should take into account any inter-
vening approvals under other programs which serve the same families and
individuals.

The
below are
es timates
1970, and

annual occupancy potentialsl/ for subsidized housing discussed
based upon 1970 incomes, the occupancy of substandard housing,
of the elderly population, income limits effective April I,
on available market experience.2/

L/ The occupancy potentials referred to tn this analysis have been calcu-
lated to reflect the strength of the market in view of existing va-
c&ncy. The successful attainment of the calculated potentials for sub-
sidized housing may well depend upon construction in suitably access-
ible locatlons, as well as distribution of rents and sales prices over
the complete range attainable for housing under the specified programs.

2/ Families with incomes inadequate to purchase or rent nonsubsidized
housing generally are eligible for one form or another of subsidized
housing. However, little or no housing has been provided under some
of the subsidized housing programs and absorption rates remain to be
tes ted.
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Sales Housing Under Section 235. Sal.es housing can be provided for
low- to nroderate-income families under the provisions of Section 235. Based
on exception income limits, about 105 houses a year could be absorbed in
the HMA during the two-year forecast period of this report; using regular
income limits, the potential vrould be reduced to about 30 units a year.
A11 families eligible for Section 235 trousing also are eligible under Sec-
tLon 236, and vice versa, but the two are not additive. ln the HMA, a
total of 7L homes have been sold under the Section 235 program. Al-1 have
been new houses buitt on a contract basis. Allocations for an additional
17 units to be built in the I{MA under the Section 235 program have been made.

Ren tal Horrsins Under the Public Housins and Rent-Suoplement Programs.
These two programs serve essentially the same low-income households. Ttre
principal differences arise from the rnanner in which net income is compuEed
for each program and from other eligibility requi::ements. For the St.
Joseph HMA, the annual occupancy potential for public housing is estimated
at lIO units for families and 180 units for tl-re elderly. About five per-
cent of the families and 40 percent of the elderly also are eligible for
housing under Section 236 (see table II).

there are currently no low-rent public housing unlts under manage-
ment in the FMA; however, there are 380 units of leased hcrusing (all occu-
pied) under Section 23 of. the Housing Act, The 1ocal housing authority,
which is limited to 550 units, is currentl.y processing 10 additional units.
Construction of 92 units of rent-srrpplement housing was scheduled to begin
during April 1970.

Rental Housi nE Under: Section 236L/ and Section 22L(d)(3) BMIR.
atety-priced rental units can be pr:ovided under either Section 236

Moder -
or Sec-

tion 221(d)(3) BMIR" Although the established i.ncome limits for Section
221(d)(3) BMIR housing are generzllly higher than those for Section 236, the
exemption allowance for rninor childr:en under the latter program effectively
raises the limits into approximately the sarne range as the Section 22L(d)(3)
BMIR program, so that vir[ual1y tire same households are eligible under
each program.

With exception income lirnits, tirere is an annual occupancy potential
fo"t 22O units of Section 236 housing, including 115 units for elderly fami-
lies and individuall;; based on regr,rlar income lirnits, these potentials
would be reduced to 30 tinits for famities ancl 70 units for the elderly.
About f ive percent of the f amilies el igible t.rnder this section are alter-
natively eligible for public housing and 65 percent of the elderly house-
i-rolds would qualify for pu.blic housing. It should also be noted that in
terms of eligibility, the Section 236 potential Eor families and the Sec-
tion 235 potential draw from (issentially the same population and are,

L/ Interest reduction payments may also be
projects" Occupancy requirements under
teri'ants and cooperative owner-occupa4ts"

urade for cooperative housing
Section 236 are identical for
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therefore, not additive. lf federal funds are available ,L/ it is estimatedthat 175 units of Section 221(d((3) BMIR housing could be absorbed annuallyduring the two-year forecast period. A substanii.al part of the familieseligible under this section also are eligible under Section 236. A small
number of the eligible families and a 

"ub"tantial number of the elderly
households in the potential could be accommodated in low-rent public
housing.

there were L24 completed units built under the Section 22L(d)(3) BMIR
,Program in the HMA on April 1,.1970; all were occupied. Gross rents (lnclud-
ing utillties) for these units ranged from $95 for a one-bedroom unir to
$150 for a four-bedroom unit. Construction was scheduled to begin on anadditional 160 units by mid-1970" Under Section 236 of the National HousingAct, corqstruction was scheduled to begin on 102 units during April, and afirm commitment had been issued on an additional 12g units.

None of these projects has been formally designated for occupar-rcy byelderly households; only 80 of the 390 units listed above as under con-struction or committed are one-bedroom apartments and there are no effi-
ciency apartments included. The estimated annual occupancy irotential for
units of these programs, as shown in table rr, is about 220 Lnits a year,
among both families and the e1der1y. Even if it is assumed that the rapi.d
absorption of the units in the completed Section 22LiG)(3) BMIR project
toould justify some upward adjustment in this estimate, the occupancy po-
tential for the next tl^/o years would appear to have been nearly satisfiedby units now in process.

Sales Market

The market for new sales housing in the St. Joseph HI{A is almost un-
changed since 1960, as measured by the lack of significant change in the
homeowner vacancy rate. In l97Or however, most newly constructed houses
are priced above the range of moderate-income families. Few houses are
being built for less than $20,000; most homes are priced above $2-5,000,with a large porEion over $35,000.

Since 1966, construction of single-fami,ly houses ha.s numbered be-
tween 200 and 230 units per year compared to about 450 single-famil), dwell-ings built in L964 (the most producti.r" year in the i96O-1969 period).
Major factors in this decrease in the number of single-famiiy units con-gtructed annually have been the increases in financing costs and a sharprise in prices of new sales housing.

At the present time, funds for aLlocations are available only from
recaptures resulting from reductions, withdrawals, and cancellationof outstanding allocations.

L/
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An unsold inventory survey of the HMA conducted by the Kansas City,
Missouri, FHA insuring office reported that of 211 homes completed in 12
subdivisions during L969, 89 were priced at $30,000 or more" Approximately
115 of the total were built on a speculaEive basis; 45 had not yet been
sold on January 1, 1970 (31 had been completed for less than three months).
About 65 of the homes built speculatively were priced over $301000. The
survey also listed 15 homes under construction on January 1, all of which
were priced at $30,000 or more.

Most new sales housing was being built in subdivisions
northern fringes of the city. Since 1965, over half of the
structed in subdivisions have been bui.lt specuLatively.

in eastern and
homes con-

Rental Market

Although there was a slight excess of rental vacancies in April 1970,
the majority of vacancies were in older apartments, converted units, and
the less desirable single-family houses. There were very few vacancies
in apartment buildings in which units rented for less than $120 for a
one-bedroom unit and $140 for a two-bedroom unit (does not include utili-
ties). A moderate number of vaeancies existed in the apartments renting
for over $200 per month. There has not been any extensive nonsubsidized
multifamily construction in the HMA. However, a new 100-unit apartmenE
development was scheduled for completion in June L97O. Other multifamily
construction in recent years has been scattered throughout the city of
St. Joseph; on April l, 1970 there were very few vacancies in these units.

Economic - Demop rADhic. and Housins Factors

The anticipated annual demand for 300 neh, nonsubsidized housing units
is based on the employment, income, population, and housing variables dis-
cussed in the following sections.

Emplovment. Nonagricultural wage and salary employment i.n the St"
Joseph HMA averaged 32,380 during 1969, an increase of 1,090 jobs over the
1968 annual average of 31,290 jobs. This was a substantial improvement
over the slight decreases (mostly in manufacturing) experienced in the
1966-1968 period, when nonagricultural wage and salary employment de-
creased from 31,51o workers in 1966 to 3r,29o in 1968 (see table rrr).
During 1969, increases in employment in construction and in government
accounted for 90O additional jobs, while manufacturing e.mployment in-
creased only slightly. The construction of a new shopping center, new
industrial plants and other commercial buildings accounted for a major
part of the increase in the construction sector. Increases in govern-
ment resulted from the opening of the Missouri western College in sep-
tember 1969 (current enrollment 2,600).

Based on recent employment trends, loeal economic conditions, known
plans of existing firms, and the opening of new plants by three companies,
nonagricultural wage and salary employment in the St. Joseph HMA is



6

expected to increase by 410 jobs annually during the forecast period. Ac-
cording to past trends and future expectations, most of the growth should
take place in the nonmanufacturing sector (300 jobs annually). Manufac-
turing employment should increase by about 110 jobs annually.

the
and
sras

Income. As of April L97O, the median annual income of all families in
WA, af ter deduction of f ederal income tax, was approximately $7,g50
the median after-tax income of two-or more-person renter households
$6,675 (see table IV).

Pooulation and Households The population of the St, Jorieph HMA is
estimated at 95,800 persons as of April 1, 1970, an increase bf about
5,200 (52O a year) since 1960. A large portion of the increase resulted
with the opening of Missouri Western College in September 1969 enabling
many students to remain in the are.a. Previously, they were forced to *or"
elsewhere to obtain a baccalaureate degree. During the two-year forecast
period, population is expected to increase by an average of approximately
650 persons a year (see table V) 

"

There were approximately 32r600 households in the HMA in April lg7o,
reflecting an average annu&l increase of 260. Presently, Missouri Western
College has no dormitories; however, facilities to accommodate 200 stu-
dents are expected to be ready for oceupancy by September Lg7L. Based on
future gains in population, an estimated annual net gain of 25O households
i s expected duri ng the next tr^ro years.

. Housing lnventory. On April 1, Lg7O, there were an estimated 341275housing uniEs in the HMA, reflecting a net increase of 2r5Oo units since
1960. The net increase resulted from 3r195 units of new construction, anaddition of 4oo mobile homes, and the loss of about lrlOO units by demolition
and other causes. About 280 units were under construction on April l,
1970--70 single family homes and 210 multifamily units.

Residential building activity decreased from a hi,gh of 510 unitsauthorized in 1964 to 247 units in l96i; in 196g, the earlier trend wasreversed and an estimated 373 units (including LZ4 uni.ts of
housing) were started. There r^/as a slight de"r ase in Lg6g ,dized units were authorized (see table VI).

subsidi zed
as no subsi -

months of 1970 showed
in 1969, due mainly
221(d)(3) of the

Housing unit authorizations for the first three
a considerable increase over the corresponding period
to subsidized housing uniEs being built under section
National Housing Act"

_ Vacapcv. There l^Iere an estimated Lr6-75 vacant housing units in theSt" Joseph HMA as of April L97O (see table VII)" Included in the vacantcategory are 250 available sales units, 550 avai,lable rental units, and
uni t
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875 vacant units that are not available because they are elther seasonal,
dilapidated, or being held off the market. The available vacant sales
and rental units represent vacancy rates of 1.2 percent and 4.5 percent,
respectlvely. Ihe majority of the rental vacancles are in older, less
desirable apartments and houses.
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Table I

Estimated Annual Demancl !'or Nonsubsidized Hous
St. Joseph , Missouri, Housing t Area

Apri I 197O-April L972

(A) SineIe-Fami1 y Houses

Sales price

Under $2O,OOO
$2O,OOO - 22,499

22,5OO - 24,ggg
25,OOO - 29,999
3O,OOO - 34,999
35,OOO and over

Tota 1

(B) Mlrltifamily Units

Gross monthly
rentg/ Eff ic iency

0ne
bedroom

5
lo

5

Two
bedrooms

Percent
of total

r4
16
16
24
L4
l6

100

Three or
more bedrooms

Number
of units

35
40
*r
60
35
40

250

$13O - $i4e
150 - 169
170 - 189
190 - 209
2lO and over

Total

5

5

10
5
5

2020

5

)

al Gross monthly rent is shelter rent, plus the cost of utilities.

a



Table II

EstimaEed Annual 0ccu anc Potential for Subsldized Rental Hous
t. Jose Mi ssour s1 Mar t Area

April I 197O to April 1 t972

A. Families

I bedroom
2 bedrooms
3 bedrooms
4+ bedrooms

Total

Section 236P/
exclusively

15
40
30
15

Io0

EIigibIe for
both programs

Rrb 1 ic hous ing
exc lus ive Iy

Total for
both prcgrams

35
85
60
30

210

175
45

no

i
cbl
I

20
40
30
15

10s!/

B. Elderly

Eff ic iency
I bedroom

Total

25
15
TOf/

65
10

-7 s9/

85
20

ros9/

a/

9/

c/

d/

Estimates are based upon exception income timiEs.

ApproxlmaEely 90 percent of these families also are eligible under the rent supplement program.

Applications and commitment,s under Section 2O2 are being converted to Section 236.

A11 of the elderly couples and individuals also are eligible for rent supplement payments.



Table IlI

Labor Force Trends
St. Joseph. Missouri Housins Market Area

1965- 1969
{ a,n.rIl-EEiag"s)

1965 t966 1967 1968

38 , 120

1,52O
4.0
70

36,53O

I ,550

34,980

3l ,310

1O,450

2,82O

Ls)g

38, l20

I ,640
4.3
r40

36,340

|,52O

34,82O

l-1-,-?29

9 ,97O

2,29O

7,680
5,010

7OO
630

1,34O

L969

38, B3O

I ,3BO
3.6

20

37 ,43O

t ,54o

35 ,89O

32,38O

lo , o4o

2,18O

7, 860
5,2rO

650
620

1,380

22,34O
2,O9O

,o8o

Total labor force

Unemp loyment
Percent of labor force

Involved in labor disputes

Total employment

Agricu ltura1

Nonagricu lturaI

Wage and salary

Manufac turing

Durable goods

Nondurable goods
Eood and kindred products
Apparel and others
Chemical and allied products
0ther nondurables

Nonmanu fac tu r i nEI

Mining and construction
Iransportation and utilities
Trade
Finance, ins., and real estate
Services and misceLlaneous
G ove rnme nt

37,980 38,2OO

L,42O I ,34O
3.5
lo

4,84O
750
640

I ,4OO

20,92O 
_

I ,55O
2,lgo
8, 12O
L,2lO
3 ,910
3 ,88O

20, B60
r,460
2,IlO
7 ,880
I ,280
4,160
3 ,970

3.7
o

36,660 36,79O

1,490 l r4OO

35, l70 35,39O

30,950 31r510

lo , I Bo 10 ,590

2,29O 2,87O

J,!99
5 ,35O

770
570

I ,2OO

'7,720

5,O3O
150
590

1 ,350

20,l7O
1 ,600
2,5OO
7,84O
I ,25O
3,89O
3 ,690

2l ,32O
1,49o
2,IlO
7 ,770
L,260
4, 51o
4, I80

,l
')

,6
,4

2

7

1

4
4

50
90
50
BO

AlL other nonagriculturalg/ 4,120 3,880

Note: Subtotals may not add to totals due to rounding.

al Includes nonagricultural seLf-emplo1,sd, unpaid family workers,
in private households.

Source: Missouri Division of Employment Securi_ty.

3 ,670 3 ,53O 3 ,5 1O

and domestic workers



Table IV

Estima ted Percent AOeDi R tribution of All F lies and Renter Householdse/AM

Bv Annual Income After Deduction of Federal Income Tax
sr- Jo se oh Mlssouri. Hous 1 ng Market Area

Annual income

,@o
,999
,999
,999
,999
,999

8rOOO - grggg
9rOOO - g,ggg

IO,OOO - L2r4gg
12,5OO - t4rggg
l5rOOO and over

I 959- I 970

AII families
1959 197C

2l
l2
16
15
l2

6

8
9

T4
8

10

Renter households
1959 1970

U

3
4
5
6

7

$

nd
ooo
ooo
ooo
ooo
ooo

$r
3
4
5
6

l

er 8
7
8
8
o
o

1

I

28
L7
19
t4

9
5

L2
9

10
10
I2
10

5
4
4
2

2

3
2

1

I
I

100

9

7
1l

5
5

100

$6,67 5

Total lOO IOO

Median g5,O5O g7,85O

al Excludes one-person renter households.
Source: Estimated by Housing MarkeE Analyst.

$4,3OO
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Table V

Demo raphic Trends
seph. Missouri Housinp Marke t Area

Aor1l 196o-April L97 2

Average annual
chanse f rom edinp date

Component

Population

HMA total
St.. Jo seph
Remainder of HMA

Househo I d s

HMA total
Si. Joseph
Remainder of HMA

Apri 1

1960

9o 
' 

5a1
79 1673
to,9o8

30,OO3
26 r692
3r311

Apri I
1 970

95. 800
83,5OO
12r3OO

32.600
28 17 50
3,850

Apri 1

L972

97, IOO
84r 45O
t2r65C^

33.100
293150
3r950

r 960- r 970
Numbera/ PercenE

1970- I 2
Number Percent

650
47s
175

200

520
380
140

26C,

205
55

o.6
.5

L.2

o

I

7
6
4

.8
"7

1.5

250

50 1

7
7

3

al Rounded.

Sources: L960 Censuses of Housing and Population and estimates by Housing Market AnaIyst.



Table V I

Hous in Units Authorized
t os Missouri ous

19 1970

of Structu
et Are

Units by structure type
0ne-

fami 1y
Truc Eo

four famlly
Five or

more familv
TotaI

units startedYear

1960
196 1

L962
r9 53
L964
1965
L966
1967
I968
L969

Total

First 3 months

L969
1970

2,7OO

2:lob/
245b1
270
324
456
308
23L
207
2L9
2LO

2
7

lo
4
o

26
IO
40
lo
39m

o
o

10
56
54
L7
lo
o

L449/
LL4
aos

232
252
290
384
510
351
25L
247
373
363ffiz

59
I8

6
4

o
252d/

65
274

196O population resided.al Permit issuing places cover area where 97.O to 99.O percent of the

bl ConEains estimaEes for Buchanan County unincorPorated area;
5 slngle-iamlly units in 1961.

8 single-family units in 196O and

cl Includes 124 unit.s financed under Section 22L(d)(3) of the National Housing Act.

dt All 252 units financed under Section 22L(t)(3) of the National Housing Act.

U.S. Bureau of the Census, C-6 Construction Reports;
by Housing I'Iarket AnaIYst.

Source s: local building recordsl and estimates



Table VI I

Housing InvenEory, Tenurer and Vacaney
SE. Josqph, Mlssourl, Housing Market Area

April l96O-April 197O

Apri l. -
I950

Total housing inventory

Total occupled
Owner-occupied

Percent of total occupied
Renter-occupied

PercenE of total occupied

Total vacant units

Available vacant units
For sale

Homeowner vacancy rate
For rent

Renter vacancy rate

0ther .racanC/

3L,764

30,@3
19 ,061

63.5
LO,g42

36. 5

1,761

3l+ ,27 5

32,600
21,3OO

65.3
I 1 ,3OO

34,7

L,675

Apri1-
1970

800
250
1.27n
550
4.67"

875

977fr
L.37"
732
6.37"

784

al Includes vacant seasonal units, dilapldated units, units rented or sold
awaiting occupancy, and units held off the market.

Sources: 196O Census of Housing.
EsEimates by Housing Market Analyst.
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